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VINEYARD PLANNING COMMISSION MEETING 

Site Visit: ~ 734 E Mill Road, Vineyard Utah @5:30 PM 
Public Hearing and Regular Meeting: Vineyard Town Hall, 240 East Gammon 

Road, 6 PM 
Wednesday, April 18, 2018 

_______________ 
 

PUBLIC NOTICE is hereby given that the Planning Commission of Vineyard, Utah, will hold a site 
visit, public hearing and regular planning commission meeting, on Wednesday, April 18, 2018. 
The site visit will begin at 5:30 p.m. at the address noted above. The public hearing and regular 
meeting will begin at 6:00 p.m. or shortly thereafter. The agenda will consist of the following:  
     
1. CALL TO ORDER 

2. INVOCATION/INSPIRATIONAL THOUGHTS/PLEDGE OF ALLEGIANCE 

3. OPEN SESSION  
    “Open Session” is defined as time set aside for citizens to express their views for items not on the agenda. Each speaker is 

limited to three (3) minutes. Because of the need for proper public notice, immediate action cannot be taken in the   Planning 
Commission Meeting. If action is necessary, the item will be listed on a following agenda. However, the Planning Commission 
may elect to discuss the item if it is an immediate matter of concern.   

4. MINUTES REVIEW AND APPROVAL  
There are no minutes for review. 

5. BUSINESS ITEMS:  
5.1 Site Visit, Public Hearing, and Consideration – Starbucks Conditional Use Permit and 

Site Plan Application.  
The planning commission will consider a site plan application and conditional use 
application from Starbucks. The conditional use is for a drive-thru facility located between 
the front façade of the building and the front property line. The property is located to the 
west of the Maverik and is within the RMU zoning district.  

6. WORK SESSION: 
6.1 Home Occupation Ordinance 
6.2 Signage Ordinance 

7. COMMISSION MEMBERS’ REPORTS AND EX PARTE DISCUSSION DISCLOSURE 

8. STAFF REPORTS 

• Morgan Brim, Planning Director 

•    Don Overson, Town Engineer  

9. ADJOURNMENT  
 

The next regularly scheduled meeting is May 2, 2018. 

This meeting may be held electronically to allow a commissioner to participate by teleconference.  
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The Public is invited to participate in all Planning Commission meetings. In compliance with the Americans with 
Disabilities Act, individuals needing special accommodations during this public meeting should notify Elizabeth Hart, 
Planner, at least 24 hours prior to the meeting by calling (801) 226-1929. 

The foregoing notice and agenda was emailed to the Salt Lake Tribune and Daily Herald, posted on the Utah Public 
Notice Website and Vineyard Website, posted at the Vineyard City Offices and City Hall, delivered electronically to 
city staff and each member of the planning commission.  
 
 

AGENDA NOTICING COMPLETED ON:  April 13, 2018  
 
NOTICED BY: /s/ Elizabeth Hart 
                       Elizabeth Hart, Planner 



 
Community Development  
 
 
 

Date:   April 18, 2018  
From:  Elizabeth Hart, planner  
To:  Planning Commission 
Item:  Starbucks Conditional Use and Site Plan Application  
Address: ~734 E Mill Road, Vineyard Utah 84058 
Applicant:  Eric Malmberg - Anderson Wahlen & Associates  
Owner:  America First Federal Credit Union 
 

  
 
INTRODUCTION: 
The Starbucks project is located on a half (.5) acre lot west of the Maverik and north of the Alloy 
Apartments, along the south side of Mill Road. This proposal is a request for a conditional use and site 
plan approval. The applicant is proposing a single-story building, approximately 2,200 square feet, of 
restaurant space and a drive-thru facility. The drive-thru facility requires a conditional use approval 
because the proposed drive-thru aisle is located between the building’s front façade and the front 
property line. The subject property is located within the RMU district.  
 
ANALYSIS: 
 

VZC 15.30 Conditional Uses 

Compliance CATEG Standard Comments 

   

     Yes 

     No 

     N/A 

 
Part 070.1 
Approval 

Standards for 

 
The proposed use is an allowed conditional use 
within the zoning district 

The proposed use is permitted in 
the RMU district and through the 
provision of a conditional use 
permit, a drive aisle may be 

Mill Road 

Alloy Apts 

M
averik 

Starbucks 



 
 

 a Conditional 
Use 

Application  

located between the building’s 
front façade and front property 
line in compliance with the 
following standards. An analysis 
of the conditional use standards 
for the drive-thru facility is 
provided in this section of the 
analysis.  

     

     Yes 

     No 

     N/A 

 

Part 070.2 
 

The proposed conditional use and the 
accompanying site plan complies with all 
requirements of the zoning district, as applicable, 
including minimum area, front, rear and side-
yard setbacks, building and structure height, and 
all other requirement applicable in the zoning 
district 

 
The analysis for the site plan is 
provided below.  

  

     Yes 

     No 

     N/A 

 

 
Part 070.3 

 

 
Complies with all site plan requirements 

 
The analysis for the site plan 
requirements is provided below.  

    

     Yes 

     No 

     N/A 

 

Part 070.4 

 
Complies with all applicable dedication 
requirements of the town and provides the 
necessary infrastructure, as required 

 A reciprocal access easement 
agreement was recorded with the 
county on February 23, 2015. 
Please see the attached 
documents for reference.   

     

     Yes 

     No 

     N/A 

 

Part 070.5 

The proposed conditional use meets and will be 
conducted in compliance with the requirements 
of this ordinance, all other applicable land use 
ordinances, and all applicable federal, state, or 
local requirements.  

 

VZC 15.34.190.12 Drive Thru Aisles in Front of Buildings 

   

     Yes 

     No 

     N/A 

 

 
Part 12.a.  

Drive Aisles in 
Front of 
Buildings 

 
The drive aisle shall not contain parking 

 

   

     Yes 

     No 

     N/A 

 

 
Part 12.b.  

Drive Aisles in 
Front of 
Buildings 

 
The drive aisle shall not exceed a width of more 
than fourteen feet (14’) 

 
The drive- aisle at its maximum is 
14 feet in width.  

  

     Yes 

     No 

     N/A 

 
Part 12.c.  

Drive Aisles in 
Front of 
Buildings 

The drive aisle shall be screened from view of the 
street by a landscape berm, decorative wall, 
vertical landscaping, or combination thereof at 
least three (3’) feet high, as measure from the top 
of back of curb adjacent to the drive aisle to be 

There is a 1-foot high berm with 
landscaping on top that screens 
the drive-thru aisle from the 
abutting street right of way. In 
front of the berm there are 3 trees 



 
 

 screen. All walls or berms shall be installed a 
minimum of two feet and six inches (2’-6”) back 
from the edge of the drive aisle 

adjacent to the sidewalk. There is 
a detail shown on the landscaping 
plan.  

   

     Yes 

     No 

     N/A 

 

 
Part 12.d.  

Drive Aisles in 
Front of 
Buildings 

No menu boards or related drive-thru 
infrastructure, except the drive aisle, are 
permitted within the area located between the 
front façade of the building and front property 
line.  

The proposed menu boards are 
located on the west side of the 
building, the screens are 
proposed to be facing west and 
not toward the street.  

   

     Yes 

     No 

     N/A 

 

 
Part 12.e.  

Drive Aisles in 
Front of 
Buildings 

 
Any walkways crossing the drive aisle shall be 
clearly marked and constructed with brick, 
stamped concrete or other appropriate 
decorative material.  

 
The walkway across the drive aisle 
is proposed to be coloring 
concrete paving, the proposed 
color is “Tile Red” 

 
 

VZC 15.34.190 Drive-Thru Facilities 

Compliance CATEG Standard Comments 

   

     Yes 

     No 

     N/A 

 

 
Part 04.a 

Drive-thru 
Aisles 

 

 
Drive-thru aisles shall have a minimum twelve-
foot (12’) width.  

 
The width is 14 feet at the 
entrance and 13 feet near the 
drive-thru window.  

     Yes 

     No 

     N/A 

 
Part 04.b 

Drive-thru 
Aisles 

 

Drive- up windows and remote tellers shall 
provide at least one hundred eighty feet (180’) 
of stacking space for each facility, as measured 
from the service window or unit to the entry 
point into the drive-up lane.  

From the end of the service 
window to the entrance of the 
drive thru, the stacking space is 
180 feet.  

    

     Yes 

     No 

     N/A 

 

 
Part 04.c 

Drive-thru 
Aisles 

 

 
Each drive-thru entrance shall be at least fifty 
feet (50’) from any street access point 

 
From the drive thru entrance to 
the street access point the 
distance is 50 feet 

   

     Yes 

     No 

     N/A 

 

 
Part 04.d 

Drive-thru 
Aisles 

 

 
Each drive-thru exist shall be at least twenty-five 
feet (25’) from any street access point.  

 
The drive-thru exit is located at 
the back of the property. 

     

     Yes 

     No 

     N/A 

 

 
Part 04.e 

Drive-thru 
Aisles 

 

 
Each entrance to an aisle and the direction of 
traffic flow shall be clearly designated by signs 
and pavement markings 

 
The proposed site plan shows 
traffic direction arrows around 
the entire site.  



 
 

     

     Yes 

     No 

     N/A 

 

 
Part 04.f 

Drive-thru 
Aisles 

 

 
Each drive-thru aisle shall be separated from the 
circulation routes necessary for ingress or egress 
from the property, or access to a parking space.  

 
The drive thru aisle is separated 
from the circulation routes by the 
building.  

    

     Yes 

     No 

     N/A 

 

 
Part 04.i 

Drive-thru 
Aisles 

 

 
Buildings with a drive-thru shall contain a building 
entrance on the building side facing the front 
yard. 

 
There is an entrance on the front 
façade of the building.  

     

     Yes 

     No 

     N/A 

 

 
Part 04.j 

Drive-thru 
Aisles 

 

 
Buildings may contain exterior dining areas, 
gathering spaces and landscaping between the 
building’s street facing façade and the sidewalk.  

 
There are dining areas around 
both entrances to the building.  

    

     Yes 

     No 

     N/A 

 

 
Part 04.k 

Drive-thru 
Aisles 

 

Drive-thru facilities, including signage support 
pedestals, screening walls, canopies and other 
architectural features, shall be designed with 
similar and compatible materials used 
throughout the exterior of the building.  

 

    

     Yes 

     No 

     N/A 

 

 
Part 05.a 
Building 
Design 

 

 
Buildings shall be placed at or near the street 
frontage of the site.  

 

     

     Yes 

     No 

     N/A 

 

 
Part 05.c 
Building 
Design 

 

 
Equivalent fenestration shall be utilized for all 
street facing sides.  

The main entry way faces Mill 
Road, which provides a strong 
visual. The sides of the building 
are not as visible to the public 
right of way and are subtler in 
visual. The architect of the 
project has provided a narrative 
explaining the reasoning behind 
the design of the building, this 
letter is attached to this report.  

    

     Yes 

     No 

     N/A 

 

 
Part 05.d 
Building 
Design 

 

 
A variety of appropriate building materials shall 
be utilized within an overall design concept for 
all building sides and components.  

The proposed materials consist of 
EIFs, Masonry Block Veneer and 
Composite Wood Veneer. A 
materials board was provided.  

   

     Yes 

     No 

     N/A 

 

 
Part 06.a 

Landscaping 
of the Drive-

thru Aisle 

 
A five foot (5’) wide planter between the drive-
thru aisle and the parking area that includes 
shade trees consistent with those used in the 
parking area are required.  

There is a 5-foot-wide planter 
between the parking lot that will 
located on the site to the west of 
the drive-thru aisle. The parking 



 
 

 onsite does not conflict with the 
drive-thru aisle.  

    

     Yes 

     No 

     N/A 

 

 
Part 06.c 

Landscaping 
of the Drive-

thru Aisle 
 

 
Drive-thru facilities shall provide sufficient 
landscape screen to ensure vehicle headlights are 
not visible from the abutting street rights-of-way 
and surrounding residential properties.  

The drive-thru exit faces the rear 
of the property which abuts to the 
Alloy Apartments, there is a 6-foot 
fence and trees along the rear 
property that provides sufficient 
screening.  

  

     Yes 

     No 

     N/A 

 

 
Part 07 

Pedestrian 
Access and 
Crossings 

 

Pedestrian access shall be provided from each 
abutting street to the primary entrance with a 
continuous four (4’) foot-wide sidewalk or 
delineated walkway. At least one pedestrian 
walkway shall be provided to the main entrance 
of the building which does not intersect drive-
thru aisles.  

There is a 5-foot sidewalk 
abutting the street that leads to 
the entrances. Since the drive-
thru is located in front of the 
building there are no options for 
other pedestrian walkways to not 
cross the drive-thru aisle. 

   

     Yes 

     No 

     N/A 

 

 
Part 08 

Hours of 
Operation 

 

When located on a site within one hundred (100’) 
feet of any residential building, measured from 
the proposed drive-thru facility to the nearest 
portion of a residential building, hours of 
operation for the drive-thru service shall be 
limited from 7am to 10pm daily.  

From the drive-thru exit to the 
nearest residential building it is 
113 feet. The proposed hours of 
operation are 5:30AM to 10PM 
daily.  

  

VZC 15.14.2 Regional Mixed-Use District (RMU) 

Compliance CATEG Standard Comments 

   

     Yes 

     No 

     N/A 

 

 
Part 06 

Use 
Regulations 

 

 
Uses are identified in the District Use Table 

 
Drive-thru facility is an allowed 
use within the RMU. Restaurant is 
an allowed use within the RMU 

    

     Yes 

     No 

     N/A 

 

 
Part 08.5.a 

Building 
Height 

 
The maximum allowable building height shall be 
fifty-two (52) feet. The maximum number of 
stories shall be four (4) for non-residential or 
vertical mixed-use buildings. 

 
Buildings will contain a height of 
one story, and 21’.  

     Yes 

     No 

     N/A 

 
Part 08.6.a 
Setbacks 

 
Arterial – 25 feet 
Collector – 20 feet 
Local – 15 Feet 

The proposed project is situated 
on Mill Road, considered an 
Arterial Road, the building is 
setback ~82’ from the street, the 
drive-thru is ~31’ from the street.  

     Yes 

     No 

     N/A 

 
Part 08.10.d 

A minimum of ten (10) percent of the site area of 
the non-residential development shall be set 
aside for open space. Such areas shall be used for 
plaza areas, outdoor seating areas. The minimum 
size of an open space areas shall be 2,000 sq. ft.  

 
Site Area: 23,317 SF 
Open Space Provided: 5,238 SF 
(23%) 

VZC 15.36 Site Planning and Building Design Requirements 



 
 

     Yes 

     No 

     N/A 

 

 
Part 03.1 

Subdivision 
and Project 

Features 

All projects shall include project features that add 
visual interest and attractiveness to the project 
area and the City. Such features may include 
project entry features, public art pieces, 
streetscape designs, pedestrian and biking 
facilities and trails, consistency in design 
features, and useable parks and open spaces.  

The entry feature adds visual 
interest and attractiveness to the 
project. There are bicycle parking 
facilities located onsite.  

 

     Yes 

     No 

     N/A 

 

 
Part 03.1.a.ii.1 

Coherent 
Building 
Design 

 
All sides of a building may have a visual or other 
impact and shall be coherently designed and 
treated. A façade not related to the rest of the 
building shall be avoided. A consistent level of 
detail and finish on all sides of a building shall be 
provided 

 
A narrative regarding the 
architectural features proposed, 
the document is attached to this 
report.  

   

     Yes 

     No 

     N/A 

 

 
Part 03.1.a.ii.2 

Coherent 
Building 
Design 

 
Continuous building wall surfaces shall be 
relieved with variations of wall planes or 
overhangs that create shadow areas and add 
visual interest.  

 
The EIFS walls have recessed 
portions which provide a change 
in wall plane and create shadow 
lines below the projections.   

     Yes 

     No 

     N/A 

 

 
 
 

Part 03.1.a.v. 
Visual 

Patterns 

All buildings shall have shadow relief created by 
recesses and projections. Recesses may include 
courtyards, entryways, or boxed window 
openings, along the exterior of the building. 
Projections may include stairs, balconies, 
entrances, or bays, covered walkways, porches, 
breezeways, patios, trellises, landscape areas, 
and wide roof overhangs are encouraged to 
produce shadow effects. Large unbroken 
expanses of exterior walls shall be avoided.  

The entrance way consists of a 
covered walkway and outdoor 
seating area. The roof has 
overhangs along the entire 
building and the drive-thru 
window surface provides trellises.  

    

     Yes 

     No 

     N/A 

 

 
Part 03.5. 
Building 
Location 

 
All buildings shall have an orientation to the 
street to encourage a pedestrian relationship. 
Building placement shall allow interconnected 
walkways and shared site accesses, as applicable, 
for increased convenience, accessibility, and 
enhanced safety for pedestrians.  

The site meets the requirements 
of the drive-thru facility 
requirements for pedestrian 
access.  
 
The site to the west is proposed to 
be a credit union. The applicant 
for Starbucks will also be working 
on the site. Pedestrian access 
between both sites will be added 
once the credit union is ready to 
submit their site plan.  

   

     Yes 

     No 

     N/A 

 

 
Part 03.8.b 

Building 
Finishes 

High gloss paints, factory finished metals or other 
materials which increase visual impacts, and 
aluminum, white or reflective roofs are 
prohibited. Matte finishes are recommended. 
Bright, glossy, fluorescent color schemes and 
mirrored or other highly reflective glass is 
strongly discouraged. 

 
The applicant has provided a 
materials board that shows matte 
finishes.  



 
 

    

     Yes 

     No 

     N/A 

 

 
Part 03.10 Site 

Access 

The location and number of access points to the 
site, the interior circulation pattern and the 
separation between pedestrians and vehicles 
shall be designed to maximize safety and 
convenience, and should be harmonious with 
proposed and neighboring buildings.  

 

     

     Yes 

     No 

     N/A 

 

Part 03.17.c 
Parking Lot 

Lighting 

 Minimum adequate lighting should be provided 
in all parking areas, with emphasis placed on 
appropriate lighting at entrances and exists. All 
parking area lighting shall be integrated with a 
landscape features. The height of pole-mounted 
fixtures shall be held to a minimum practical 
height, but not exceeding twenty (20) feet.  

 

     

     Yes 

     No 

     N/A 

 

Part 18.a Sign 
Standards 

Signs shall be provided as an integral site and 
building design element and shall be compatible 
with the style of the building in terms of location, 
scale, color, and lettering style.  

A sign permit will be submitted 
separately from this application, 
which staff will verify that it meets 
this requirement.  

VZC 15.38 Parking and Loading Requirements 

     

     Yes 

     No 

     N/A 

 

 
Part 03.1.d 
Accessible 

Parking 

 
Accessible parking for non-residential 
developments shall be provided in conformance 
with the Americans with Disabilities Act (ADA), 
Utah Americans with Disabilities Act (Utah ADA) 
and International Building Code (IBC).  

One (1) ADA parking stall is 
proposed along the access route 
adjacent to the building frontage. 
The building department will 
review all ADA standards in the 
building permit process.  

    

   

      Yes 

     No 

     N/A  

 

 
 

Part 03.1.e 
Parking Stall 
Dimensions 

Minimum parking stall size: 

Type Width Length* 

Standard 9 feet 20 feet 

* The front of the parking space may overhang 
two (2) feet into a landscape strip or pedestrian 
walkway, however, any parking spaces 
protruding over a pedestrian walkway shall 
maintain at least a four (4) foot wide clearance 
for pedestrian access (a total of six (6) feet from 
the curb face to the opposite edge of the 
walkway). 

 
The parking stalls are 18 feet in 
length and have a 2-foot overhang 
and are 9 feet in width.   

    

     Yes 

     No 

     N/A 

 

 
Part 03.1.n 
Screening 

 All off-street parking lots of four (4) or more 
spaces shall be screened from the street view and 
adjacent residential districts by a landscaped 
berm, decorative wall, vertical landscaping, or 
combination thereof at least three (3) feet high, 
as measured at finished grade adjacent to the 
parking area to be screened. All walls or berms 
shall be installed a minimum of two and one-half 
(2.5) feet back from the edge of the parking stall.  

The proposed parking does not 
face the street.  
 
The adjacent multi-family 
development is screened by an 
existing six-foot (6) fence and the 
applicant is proposing seven (7) 
trees located along the fence.  

   

     Yes 

     No 

 
Part 03.1.o.i. 
Parking Area 
Landscaping 

 
Five percent (5%) of the gross parking surface 
area shall be of dispersed interior landscaping, 
designed so as to reduce the “heat island” effect 

 
There is a single drive aisle and 
the landscaping is located on the 
perimeter of the drive aisle.  



 
 

     N/A 

 

and to enhance the aesthetics of a parking area. 
A development with a single drive aisle between 
a building and property boundary may include 
the required landscaping on the perimeter of the 
drive aisle toward this requirement.  

    

     Yes 

     No 

     N/A 

 

 
Parking Table 

 
Establishments providing an eating and drinking 
establishments shall provide one (1) space per 
one hundred (100) square feet of floor area, 
including outdoor seating.  

Floor area plus outdoor seating is 
approximately 23,000 SF.  
 
Required Parking: 23 Stalls 
Provided Parking: 23 Stalls 

VZC 15.40 Landscaping 

    

     Yes 

     No 

     N/A 

 

 
Part 08.1.b. 

Minimum Size 
of Plantings 

Unless otherwise specified herein, all required 
deciduous trees shall be a minimum of two-inch 
(2”) caliper in size. All evergreen trees shall be a 
minimum of six feet in height. All shrubs shall be 
a minimum of five gallon in size. 

 

    

     Yes 

     No 

     N/A 

 

 
Part 08.1.e. 

Limitation on 
the use of Turf 

 
Turf shall be limited to 60% of the total 
landscaped area 

 
Turf is ~ 30% of the total 
landscaped area.  

     

     Yes 

     No 

     N/A 

 

 
Part 08.2.b. 

Onsite 
Landscaped 

Area 

For all development within all other zoning 
districts, landscaped areas shall be provided on 
the site in an amount equal to or greater than 
twenty percent (20%) of the net site area. Shall 
also include plazas.  

23% of the site is dedicated to 
landscaped space, including the 
outdoor seating area.  

    

     Yes 

     No 

     N/A 

 

 
Part 08.3.a. 
Landscaped 

Buffers 

A minimum ten-foot (10’) wide landscape buffer 
shall be required along those property lines of a 
site development for multi-family residential, 
commercial, or industrial uses when such 
property lines are contiguous with any residential 
development or residential zoning district.  

The landscape buffer along the 
rear property line is ten (10) feet 
in width.  

   

     Yes 

     No 

     N/A 

 

 
Part 08.3.b. 
Landscaped 

Buffers 

 
The landscape buffer areas shall be improved 
with a minimum of one (1) screening tree spaced 
at each fifteen-foot (15”) interval of the property 
boundary being screened.  

There is ~ 112 feet of property 
adjacent to the residential area. 
Which requires seven (7) trees, 
there are seven (7) proposed 
trees.  

     

     Yes 

     No 

     N/A 

 

 
Part 08.6.a 

Street 
Frontage 

The landscape setback measured from the 
property line, for non-residential and multi-
family uses: 

Arterial Streets: 25 Feet 
Collector Streets: 20 Feet 

Local Streets: 15 Feet 

There is 31 feet of landscaped 
setback between the property 
line and drive-thru aisle.  

 

     Yes 

     No 

 
Part 08.6.e 

The installation of street trees, shrubs and 
vegetative groundcover shall be required for all 
applicable projects in an amount equal to or 

There is ~60 feet of street 
frontage, which requires 3 trees 
and 30 shrubs. The proposed 



 
 

     N/A 

 

Street 
Frontage 

greater than one (1) tree and ten (10) shrubs for 
every twenty (20) feet of street frontage and 
vegetative groundcover as required to meet a 
minimum of sixty-five percent (65%) of the total 
street frontage landscaped area.  

street frontage provides 3 trees 
and 30 shrubs.  

 
FINDINGS: 
With the proposed conditions, the proposed site plan meets the following findings:  

➢ It meets the goals and objectives of the General Plan 
➢ It is in conformance with the Zoning Ordinance.  

 
RECOMMENDATION: 
Staff recommends the Planning Commission approve the conditional use permit and site plan 
application for Starbucks with the following conditions:  

1. The applicant pays any outstanding fees and makes any redline corrections. 
2. All signage shall require a separate permit.  
3. This conditional use permit shall maintain compliance with the approved site plan, local, state, 

and federal laws.  
4. The applicant is subject to all federal, state and local laws.  

 
PROPOSED MOTION: 
“I move to approve the proposed conditional use permit and site plan for Starbucks with the proposed 
conditions.   
 
Attachments:  
Conditional Use Application 
Site Plan Application 
Project Narrative 
Proposed Site Plan Set 
Cross Access Agreement 
Architectural Design Letter 
 
 













March 12, 2018

City of Vineyard Planning Department
125 South Main Street
Vineyard, UT 84058

RE:  Project Narrative for Starbucks Vineyard

The following is a Project Narrative to be included in the Application for Site Plan 
Approval describing the proposed construction of a commercial development to include 
one commercial building for a Starbucks Coffee Restaurant located within an area 
designated by Vineyard City as a Regional Mixed Use Zone.  

The project site is located along the South side of Mill Road with an approximate 
address of 734 East Mill Road.  The property includes all of Lot 2 of the forthcoming 
Geneva Gateway Plat E, according to the official plat thereof recorded in the Utah 
County Recorder’s Office.  The site area of the property is 23,317 square feet (0.54 
acres).   The Starbucks building will be a single story building approximately 2,261 
square feet in size.  

The proposed Starbucks is generally consistent with the general plan and in compliance 
with the City Development Code as well as other City Codes and Regulations.  The 
Starbucks use is compatible and consistent with proposed use for a Regional Mixed 
Use zone.  The design of the site and the building exterior is also compatible with the 
zoning and use on adjacent properties.

The ingress and egress to the property has been designed to work well with neighboring 
properties and allows easy and convenient access to driveways and streets in the 
vicinity.  Overall internal vehicular site circulation is optimized and accommodating to 
adjacent properties and to emergency and delivery vehicles.  Special consideration was 
applied to the design to incorporate a site that was inviting and accommodating to 
pedestrians with the inclusion of large outdoor seating/patio areas near the frontage of 
the building.  

Currently, the City ordinance does not allow for drive-through aisles to be located 
between the building and the street.  The City is in the process of amending the City 
code to allow for a single drive-through lane located between the front façade of the 
building and the front property line through a provision of a Conditional Use Permit.  The 
developer understands that the proposed Starbucks design is currently not in 
compliance with the current City ordinances.  The developer understands the proposed 



design is subject to approval of the Planning Commission and City Council of the 
proposed amendment to the City ordinance which will allow the proposed design to be 
in full compliance with the amended City code.

Landscape screening and buffering has been implemented into the design of the areas 
surrounding the drive-through facilities and infrastructure to make the site more 
aesthetically pleasing while also attempting to reduce excessive noise, odor, and 
illumination from vehicles.  

The hours of operation will be approximately 5:30AM to 10PM, 7-days a week.  Drive-
through facilities have been designed to be compliant with City code with respect to 
noise and light requirements.    

The information contained in the plan set associated with this proposed project attempts 
to indicate the size and scope of the project and also attempts to contain the applicable 
design elements to satisfy basic and minimum development requirements and 
standards set by the City of Vineyard.

Sincerely,

Eric Malmberg, P.E. 
Project Manager
Anderson Wahlen & Associates
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 1/4" = 1'-0"

ROOF PLANN



FINISH FLOOR
100'-0"

T.O. COPING 01
118'-0"

AB

B.O. CANOPY
110'-0"

T.O. COPING 02
121'-0"

B.O. JOIST
114'-0"

T.O. MASONRY
103'-0"

PREFINISHED METAL COPING  
TO MATCH STOREFRONT

COMPOSITE WOOD VENEER 
OVER 2X WOOD STUD FRAMING, 
MFR: GEOLAM VERTIGO 
CLADDING, COLOR: EBONY

PAINTED STEEL TRELLIS  
TO MATCH STOREFRONT 

MASONRY BLOCK VENEER 
OVER 2X WOOD STUD FRAMING, 
MFR: CREATIVE MINES, CRAFT 
INNER PIECE IMAGINE

PREFINISHED METAL COPING  
TO MATCH STOREFRONT

PAINTED STEEL CANOPY 
BEYOND

EIFS FINISH OVER 2X WOOD 
STUD FRAMING, COLOR: 
SHERWIN WILLIAMS DORIAN 
GRAY (SW7017) 

MECHANICAL ROOF TOP UNIT

STOREFRONT WINDOW SYSTEM, 
DARK BRONZE ANODIZED WITH 
TINTED GLAZING

FINISH FLOOR
100'-0"

T.O. COPING 01
118'-0"

1 2 4 6

B.O. CANOPY
110'-0"

T.O. COPING 02
121'-0"

B.O. JOIST
114'-0"

T.O. MASONRY
103'-0"

PREFINISHED METAL COPING  
TO MATCH STOREFRONT

COMPOSITE WOOD VENEER 
OVER 2X WOOD STUD FRAMING, 
MFR: GEOLAM VERTIGO 
CLADDING, COLOR: EBONY

PAINTED STEEL TRELLIS   
TO MATCH STOREFRONT

MASONRY BLOCK VENEER 
OVER 2X WOOD STUD FRAMING, 
MFR: CREATIVE MINES, CRAFT 
INNER PIECE IMAGINE

PREFINISHED METAL COPING  TO 
MATCH STOREFRONT

EIFS FINISH OVER 2X WOOD 
STUD FRAMING, COLOR: 
SHERWIN WILLIAMS DORIAN 
GRAY (SW7017) 

MASONRY BLOCK VENEER 
OVER 2X WOOD STUD FRAMING, 
MFR: CREATIVE MINES, CRAFT 
INNER PIECE IMAGINE

STOREFRONT WINDOW SYSTEM, 
DARK BRONZE ANODIZED WITH 
TINTED GLAZING

RECESSED EIFS FINISH 
OVER 2X WOOD STUD 
FRAMING, COLOR: SHERWIN 
WILLIAMS DORIAN GRAY 
(SW7017) 

FINISH FLOOR
100'-0"

T.O. COPING 01
118'-0"

1246

B.O. CANOPY
110'-0"

T.O. COPING 02
121'-0"

B.O. JOIST
114'-0"

T.O. MASONRY
103'-0"

PREFINISHED METAL COPING  
TO MATCH STOREFRONT

EIFS FINISH OVER 2X WOOD 
STUD FRAMING, COLOR: 
SHERWIN WILLIAMS DORIAN 
GRAY (SW7017) 

MASONRY BLOCK VENEER 
OVER 2X WOOD STUD FRAMING, 
MFR: CREATIVE MINES, CRAFT 
INNER PIECE IMAGINE

PAINTED STEEL CANOPY  
TO MATCH STOREFRONT

MASONRY BLOCK VENEER 
OVER 2X WOOD STUD FRAMING, 
MFR: CREATIVE MINES, CRAFT 
INNER PIECE IMAGINE

DRIVE THRU WINDOW

PREFINISHED METAL COPING 
TO MATCH STOREFRONT

EIFS FINISH OVER 2X WOOD 
STUD FRAMING, COLOR: 
SHERWIN WILLIAMS DORIAN 
GRAY (SW7017) 

PREFINISHED METAL COPING  
TO MATCH STOREFRONT

STOREFRONT WINDOW 
SYSTEM, DARK BRONZE 
ANODIZED

PAINTED STEEL 
TRELLIS BEYOND

RECESSED EIFS FINISH 
OVER 2X WOOD STUD 
FRAMING, COLOR: SHERWIN 
WILLIAMS DORIAN GRAY 
(SW7017) 

RECESSED EIFS FINISH OVER 
2X WOOD STUD FRAMING, 
COLOR: SHERWIN WILLIAMS 
DORIAN GRAY (SW7017) 

FINISH FLOOR
100'-0"

T.O. COPING 01
118'-0"

A B

B.O. CANOPY
110'-0"

T.O. COPING 02
121'-0"

B.O. JOIST
114'-0"

T.O. MASONRY
103'-0"

PREFINISHED METAL COPING  
TO MATCH STOREFRONT

MASONRY BLOCK VENEER 
OVER 2X WOOD STUD FRAMING, 
MFR: CREATIVE MINES, CRAFT 
INNER PIECE IMAGINE

EIFS FINISH OVER 2X WOOD 
STUD FRAMING, COLOR: 
SHERWIN WILLIAMS DORIAN 
GRAY (SW7017) 

PAINTED HOLLOW METAL DOOR AND 
FRAME WITH HOLLOW METAL 
TRANSOM  TO MATCH STOREFRONT

MASONRY BLOCK VENEER 
OVER 2X WOOD STUD FRAMING, 
MFR: CREATIVE MINES, CRAFT 
INNER PIECE IMAGINE
PREFINISHED METAL COPING
PAINTED STEEL CANOPY 
BEYOND

PAINTED STEEL ROOF 
LADDER TO MATCH 
STOREFRONT

RECESSED EIFS FINISH OVER 
2X WOOD STUD FRAMING, 
COLOR: SHERWIN WILLIAMS 
DORIAN GRAY (SW7017) 
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SCALE  1/8" = 1'-0"B
EAST ELEVATION

SCALE  1/8" = 1'-0"C
SOUTH ELEVATION

SCALE  1/8" = 1'-0"A
NORTH ELEVATION
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BUILDING SECTION 2
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       PRESCOTT MUIR ARCHITECTS 

    171 West Pierpont Avenue 

           Salt Lake City, Utah 841O1 
             801-521-9111•801-521-9158 fax 

MEMO           
     

 

     DATE:  04.10.18 

 

TO:  Eric Malmberg, AWA Engineering 

  

FROM:  Cynthia Bithell, Prescott Muir Architects 

 

PROJECT: Vineyard Starbucks 

  

RE:      DRC Comments  
 

I appreciate the opportunity to provide a description of the architectural features proposed for the 

new Starbucks in Vineyard City. Our team is proposing a material palette of (3) diverse materials 

including EIFs, Masonry Block Veneer and Composite Wood Veneer. Together these (3) materials 

provide visual variety in the form of color and texture. Accenting the main materials are painted 

steel canopies and a large area of windows.  

 

In response to the building’s site and small scale, we chose to include the most variation of materials 

at the building’s facade facing Mill Road which provides a visual hierarchy to the building’s main 

entry and public outdoor seating area. In contrast to the strong visual entry, we provide subtle 

variations to the sides of the building that are not visible to the public right of way and are not a 

main point of entry. These surfaces are a single color of EIFs with a wainscot of Masonry Stone 

Veneer. The EIFs walls have recessed portions which provide a change in wall plane and create 

shadow lines below the projections. Furthermore, the areas of recessed EIFs will be finished with a 

smooth texture while the non-recessed EIFs will be finished with a rough texture. Visually, the 

changes in wall plane and textures will add depth and provide a gradation in color as the two 

textures reflect light differently resulting in a subtle change of materiality. 

 

In its entirety, the proposed design gives a strong sense of entry and visual interest from the main 

approach and is accented with the subtle changes in properties of a monochrome material. 
 



 

 

Home Occupation Zoning Ordinance  
The following regulations are established to provide minimum standards for the establishment 

and operation of home occupations. 

 

1. Purpose and Intent 

 

a. To encourage the majority of business activities to be conducted in appropriate 

commercial zones. Business activities may be conducted within a residence on a 

limited basis if such activities comply with standards of this ordinance. 

The use should be conducted so that neighbors, under normal conditions, would not 

be aware of its existence. Home occupations are a temporary privilege which can be 

revoked if disruption of the residential neighborhood occurs. 

 

2. Definition 

 

a. The use of a residential dwelling for commercial activities; these activities must be 

clearly secondary to the primary residential use.  

 

3. Home Occupation, Without Impact  

 

a. A home occupation that only involves persons and related persons working on the 

premises or routinely operating from the premises who are permanent residents of the 

dwelling and where no customers are permitted. 

b. Business include non-impacting uses such as home-based office, clerical work, sales 

and crafting. 

 

4. Home Occupation, With Impact  

 

a. A home occupation that involves the permanent resident(s) of the dwelling with a 

maximum of one (1) non-resident working on the premises at any point in time, and 

where customers are received.  

b. Is limited to only one (1) customer at a time and by appointment only. 

c. Visitors in conjunction with the home occupation shall be permitted only between the 

hours of 8.00 a.m. and 8.00 p.m. 

d. Permitted activities include, but are not necessarily limited to the following:  

 

i. Personal services, crafting, home cooking and sales. 

ii. Music lessons, tutoring and general education instruction.   

 

5. Home Occupation, Day Care 

 

a. As defined in the Vineyard Zoning Code Section 15.60.020 Definitions “Home Day 

Care” and must meet the following requirements:  

i. The daycare service provider may have only one (1) non-resident employee.  

ii. Daycare program shall be permitted only between the hours of 8:00 a.m. and 

8.00 p.m.  

https://vineyard.municipalcodeonline.com/book?type=zoning#name=15.60.020_Definitions


 

 

6. Home Occupation, Preschool 

 

a. As defined in the Vineyard Zoning Code 15.60.020 Definitions “Home Preschool” 

and must meet the following requirements:  

i. Only a maximum of two (2) sessions is permitted per day 

ii. Preschool program shall be permitted only between the hours of 8:00 a.m. and 

8:00 p.m.  

 

7. The following uses and activities shall not be permitted in conjunction with a Home 

Occupation:  

 

a. Veterinarian office, kennel or any similar animal services; medical practitioners; 

outdoor storage or use of accessory structures.   

 

8. The following conditions apply to all Home Occupation types:  

 

a. Incidental/Secondary – The home occupation must be clearly incidental and 

secondary to the principal use as a residence by the person conducting the occupation.  

 

b. Exterior – No home occupation shall alter the exterior of the home to differ from the 

residential use of colors, materials, construction or lighting. A salesroom or display 

window is prohibited. 

 

c. Storage – All equipment, supplies and materials used in business must be stored 

inside the home. 

 

d. Outdoor Activity – All home occupation activity shall be carried out within the home 

and shall not be observable by the general public from the street in front of the 

residence.  Garage doors shall remain closed while business activity is conducted 

therein.  

 

e. Parking – Clearly marked driveway dimensions (or a scaled site plan) showing a total 

of four (4) parking spaces onsite, with a dimension of 8' wide by 18' deep each. 

Vehicles used by the business (other than passenger cars without signage) shall not be 

parked on the site, unless enclosed parking is utilized to shield the vehicles from 

view.  

 

f. Nuisances – No machinery or equipment shall be permitted that produces noise, 

noxious odor, vibration, glare, electrical interference or radio or electromagnetic 

interference beyond the boundary of the property. Only general types and sizes of 

machinery that are typically found in dwellings for hobby or domestic purposes shall 

be permitted.  

 

g. Signs – There shall be no use of show windows, business display or advertising 

visible from outside the premises except a name plate attached to an exterior door that 

does not exceed one (1) square foot.  

https://vineyard.municipalcodeonline.com/book?type=zoning#name=15.60.020_Definitions


 

 

 

h. Off-Site Employees – Any home occupation may utilize employees to work off site. 

The off-site employee, volunteer, hiree, or any other person engaged with the home 

occupation shall not come to the home for purposes related to the Home Occupation 

Business License.  

 

i. Multiple Home Business Licenses – More than one home business license may be 

issued for a residence, provided, that the home businesses or the accumulative effects 

of the home businesses do not violate the Zoning Ordinance for Home Occupation.  

 

j. Floor Area – The home occupation shall be conducted completely indoors. The total 

amount of floor area used for a home occupation shall not be greater than 25% of the 

total floor area of the principal dwelling unit including attached garages. 

 

9. Application 

 

a. The following items shall be submitted to the city business licensing office in 

applying for a home occupation business license under: 

 

b. Home Occupation, Without Impact 

 

c. Home Occupation, With Impact 

 

d. Home Occupation, Day care 

 

e. Home Occupation, Preschool 

  

i. Application forms as provided by the city and the associated fee as listed in 

the fee schedule.  

ii. Description of the nature of the home occupation and information as requested 

in the application.  

iii. Sketch of the site plan of the property and the floor plan of the dwelling and 

the area to be devoted to the home occupation (with impact, daycare, 

preschool) with dimensions and area calculations. 

iv. List of materials and equipment to be used.  

v. Hours of operation and the number of customers, vehicle trips and deliveries 

to be made each day.  

vi. Other government approvals required for conducting the home occupation.  

vii. Proposed remodeling needed to conduct the home occupation and whether a 

city building permit will be required.  

viii. Signed affidavit by the applicant that all requirements and conditions of the 

city will be followed.  

 



 

 

PURPOSE AND INTENT  

   The purpose of this sign ordinance is to preserve and protect the health, safety and general welfare of 

city residents and businesses by regulating the design, materials, size, number and location of signs 

and: 

1. Provide each sign user an opportunity for effective identification by regulating the time, place, 

and manner under which each sign be displayed.  

2. To encourage well-designed signs that contribute in a positive way to the city’s visual 

environment and help maintain an image of quality for the city.  

3. To support the goals and policies of the Vineyard General Plan 

4. To establish a process for the review and approval of a sign permit application.  

GENERAL 

Signs shall be allowed within the city according to the regulations contained in this section. It shall 

be unlawful to erect or otherwise display a sign without complying with the applicable terms and 

provisions of this section.  

Sign Permit Required: Prior to erecting, construction, placement, relocation, alteration, and/or 

modification of any permanent sign, a sign permit shall be obtained from the city except as exempted 

in section XX. Such application for sign permit shall be subject to standards, procedures and other 

requirements of this section.  

Permit Exemptions: The following items are exempt from permit requirements but shall conform 

to the specifications of this chapter and sign definitions listed in chapter XX:  

1. Official Signs, signs of a noncommercial nature and in the public interest, erected by, or 

on the order of, a public officer (e.g., danger signs, public notices, safety signs, traffic and 

directional signs, trespassing signs etc.) 

2. Incidental signs  

3. Standard sign maintenance 

4. Non-illuminated directional signs that do not include directions to commercial 

establishments and do not exceed three (3’) feet in height and six (6) square feet in area.  

5. Temporary decorations, displays or banners celebrating the occasion of recognized 

patriotic, religious or local holidays or events.  

6. Interior signs that are not visible or intended to be visible  

7. Site address. Limited to two (2) for each street address. Individual numbers and letters 

shall have a minimum height of four (4) inches and width of two (2) inches and shall not 

exceed a height of eight (8) inches for residential uses and 24 inches for nonresidential 

uses.  

8. Flags  

9. Temporary signs, that are non-illuminated and do not to exceed four (4) square feet.  



 

 

10. Window Signs, shall not occupy more than 25% of the total area of a single window 

surface. Any sign located inside of a building within 3 feet of an exterior window shall be 

counted as a window sign. Window signs are not included in the total allowed signage. 

Permit Application Process 

1. Except as otherwise noted in this chapter, it shall be unlawful for any persons to erect, 

alter, construct, or relocate any sign within the city without first obtaining a permit. In 

addition, electrical permits are required for electrical signs.  

2. A sign permit application shall be submitted to the city planner. The application shall 

contain: 

a. The location of the sign on building or premises 

b. The number of proposed signs 

c. Plans and specifications 

d. All plans shall show complete details to include size, materials, colors, method of 

support or attachment 

3. Prior to acceptance of any sign permit application, the city shall collect a plan review fee 

in accordance with a fee schedule established by the city council 

4. Prior to issuance of any sign permit application, the city shall collect permit fees in 

accordance with a fee schedule established by the city council.  

5. If installation of a sign has not commenced under any permit issued under the provision 

of this chapter within one hundred eighty (180) days from the date of such permit, or 

upon completion of building, such permit shall become null and void.  

6. All signs for which a permit is required shall be subject to the following inspections: 

a. Footing inspection on all freestanding signs exceeding six (6’) feet in height 

b. Inspection of all braces, anchors, supports, and connections, including wall signs 

c. All signs containing electrical wiring shall be subject to the city’s adopted 

electrical code; all electrical components shall bear the label of an approved 

testing agency. 

d. Site inspection to ensure that the sign has been constructed according to the 

approved application and valid sign permit.  

7. All temporary signs requiring permits shall be marked with the approved permit number 

and expiration date.  

a. Each sign shall be maintained in good order and repair at all times so that it 

constitutes no danger or hazard to public safety.  

Comprehensive Sign Plans 

1. Purpose: to ensure design compatibility between all signage on a master planned site 

2. A comprehensive sign plan must be submitted by any applicant proposing to develop or 

redevelop a project with the city and shall be considered a required component of any 

preliminary site plan application. The densities, height, and sign area for all signage 

shown within the comprehensive sign plan shall be in conformance with the requirements 

of this chapter.  



 

 

3. A comprehensive sign plan must be approved prior to or in conjunction with a 

preliminary site plan for any given project. Amendments to an approved comprehensive 

sign plan which meet all requirements of this chapter shall be approved administratively.  

4. A comprehensive sign plan shall, at a minimum, include the following items: 

a. Authorization from property owner 

b. A statement of design indicating how the proposal meets city requirements for 

continuity and design. The applicant shall identify common themes along with a 

limited set of colors, materials, illumination methods, and fonts which 

complement the proposed building architecture. 

c. A site plan identifying the location of all freestanding signs associated with the 

project. 

d. Final elevations/details, in color, showing the dimensions, materials, colors, 

design, method of illumination, and ground plane treatment for all proposed 

freestanding signs. 

e. Building elevations/details denoting the areas designated for wall mounted 

signage 

f. Typical elevations/details, in color, showing the materials, colors, fonts, method 

of mounting, and method of illumination for a typical wall mounted sign. If 

multiple letter types are proposed, the sign plan shall include a detail for each 

possible type.  

g. Any additional materials required by the city planner or authorized designee.  

Nonconforming Signs 

1. Reasonable repair and maintenance of nonconforming signs shall be allowed. In the event 

a nonconforming sign is damaged or vandalized, the nonconforming sign must be 

restored to it previous condition within six (6) months or the nonconforming status of the 

sign shall be forfeited. 

2. If any entity that utilizes nonconforming sign ceases operation for a period of one (1) 

year, the nonconforming status of the sign shall be forfeited.  

3. Not later than six (6) months after forfeiture of nonconforming status, such 

nonconforming signs shall be removed at the property owners expense. Any forfeited 

nonconforming sign not removed with this six (6) month period shall be considered an 

abandoned sign for the purpose of enforcement.  

Prohibited Signs 

1. Signs located within any public street, right of way, or other public property, except as 

allowed in this title. 

2. Any sign located so as to conflict with the clear visibility of public devices controlling 

traffic or to impair the safety of a moving vehicle by distracting the vision of the driver.  

3. Any sign which is not specifically permitted in this chapter. 

4. Signs which bear or contain statements, words, symbols, images or depictions that are 

obscene or indecent as to minors as those terms are defined in the U.S.C. 



 

 

5. Signs with intermittent or flashing illumination, animated or moving signs and 

video/television/computer displays visible from any public street, right of way, or other 

public property.  

6. Any inflatable object used for promotional or sign purposes.  

7. Billboards, pylon signs, off-premise signs 

8. Pole signs  

9. Portable/A-frame signs 

10. Abandoned signs 

11. Signs emitting sound 

12. Wall mounted cabinet signs 

13. Bench signs 

14. Vehicle signs, does not include the use of business logos, identification or advertising on 

vehicles primarily and actively used for business purposed and/or personal transportation.  

15. Roof signs 

General: The following shall apply to all signs proposed in all zoning districts 

Measurement of Sign Area  

1. Single-faced sign 

a. For signs having a distinct border or boundary, the sign area shall be calculated by 

multiplying the length times the width of the entire surface contained within the 

border, boundary, sign board, or sign face.  

b. For signs with no distinct border or boundary, the sign area shall be calculated by 

computing the area of a simple rectilinear figure consisting of not more than eight 

perpendicular lines that contain all of the writing, representations, emblems, 

logos, or other display elements of the sign.  

 

2. Double-faced sign 

a. For signs with two (2) identical faces, arranged back to back in parallel planes, 

and where the sign faces are separated by no more than thirty-six (36) inches, the 

sign area shall be calculated for one side only.  

3. Multi-faced sign 

a. For a sign with more than one face, the area shall be calculated by adding together 

the area of all sign faces visible from any point.  

Measurement of Sign Height  

1. Sign height shall be measured as the distance from the highest portion of the sign to the 

finished grade of the street closest to the sign.  

2. Clearance for projecting signs shall be measured as the smallest vertical distance between 

finished grand and the lowest point of the sign, including any framework or other 

structural elements.  

    

 



 

 

Sight Triangle  

1. No sign or sign structure shall obstruct traffic by obscuring the vision of motorist. A 

minimum sign distance triangle of 30 feet shall be maintained at all street and driveway 

intersections; larger sign distance triangles may be deemed necessary by the City 

Engineer.  

Sign Location 

1. No permanent signs shall be placed within the public right-of-way or within an easement. 

2. No sign shall be attached to any street post, street sign or other structures within the 

public right-of-way except where allowed. 

3. No sign may occupy a sight triangle. 

4. No permanent sign or sign structure shall be located within five (5) feet of a property 

line.  

5. No sign shall be placed in such a position as to endanger pedestrian, bicyclists, or traffic 

on street by obscuring the view or by interfering with official street signs or signals by 

virtue of position or color. 

6. On any property where permission to erect and maintain the sign has not been given by 

the owner or lease 

Sign Illumination 

The artificial illumination of signs, either from an internal or external source, shall be designed 

to eliminate negative impacts on surrounding rights-of-way and properties. The following 

standards shall apply to all illuminated signs:  

1. External light sources shall be directed and shielded to limit direct illumination of any 

object other than the sign 

2. Signs shall not have exposed fluorescent tubes or incandescent bulbs  

3. Light sources shall be full cut-off and down casted. 

4. Internally illuminated signs shall have opaque face panels so that only the letters, logos, 

numbers or symbols appear illuminated 

5. Internally illuminated signs visible from any residential zoning district shall not be 

illuminated between the hours of 11:00 p.m. and 6:00 a.m. unless they identify an 

establishment open for business during those hours.  

6. Electrical raceways and conduits shall be placed so that they are not within public view, 

not exceed the sign copy, and shall be painted the same colors as the wall surface.  

7. Signs with electrical components shall be constructed, inspected and approved by the 

Building Department 

8. Awnings with back-lit text or graphics are not allowed 

9. For residential districts, the lighting shall not exceed one-foot candle.  

 

 



 

 

Regulations based on Sign Type 

Freestanding Signs 

1. All permanent freestanding signs shall be situated perpendicular to the street.  

2. All permanent freestanding signs shall be of monument style only and shall complement 

the site architecture.  

3. Landscaping shall be provided at the base of all permanent free standing signage.  

Drive- Thru Menu Boards 

1. Where drive-thru uses are allowed, drive-thru menu board signs are permitted 

2. Only one (1) preview menu board and one (1) ordering menu board is allowed per drive-

thru business. Such signs may be freestanding or wall-mounted.  

3. Maximum area for each sign shall not exceed 32 SF and 6 FT in height.  

Changeable Copy Sign 

1. Changeable Copy signs shall have static displays that shall not change more than once 

every eight (8) seconds. Animation or special effects such as traveling, scrolling, fading, 

dissolving, and bursting shall not be permitted.  

2. Shall not increase the brightness level by more than 0.3-foot candles over ambient 

brightness levels.  

3. Changeable Copy signs which incorporate electronic message displays are required to 

have an automatic dimmer control to allow for automatic dimming of the intensity of the 

sign illumination and accommodate varying light conditions.  

Wall Signs 

1. Signs shall consist of individual letter only and may be either internally or externally 

illuminated 

2. Excluding vertically integrated mixed-use buildings which contain retail uses on the 

ground floor, buildings excess of two stories shall be allowed only one (1) wall mounted 

sign per elevation, to be located in a sign band between the top of the upper story 

windows and the top of parapet. Said sign shall not be required to be located over the 

tenant’s particular suite.  

Awning Signs 

1. Logos, symbols and graphics that do not include text may be allowed on the shed (slope) 

portion of an awning and shall not exceed 4 square feet in area for each awning 

2. Lettering shall be located within the middle 70% of the valance area 

3. Awnings shall not be lit from under the awning (back-lit) so that the awning appears 

internally illuminated 

4. Awnings shall be regularly cleaned and kept free of dust and visible defects 

 

 



 

 

Projecting Sign 

1. Shall not be less than 8 feet above the surface over which they project in pedestrian areas 

2.  Shall not project into alley more than 3 feet and shall not be less than 14 feet above the 

alley surface where vehicles are allowed 

3. Internally illuminated projecting signs shall have opaque face panels so that only the 

letters, logos, numbers or symbols appear illuminated.  

4. Shall not be closer than 15 feet to another projecting sign or a freestanding sign or 5 feet 

from an interior property line or a line dividing 2 separate business frontages 

5. May not project above the roof.  

Flags: 

1. Location. Flags and flagpoles shall not be located within any right of way.  

2. Height. Flagpoles shall have a maximum height of 35 ft for residential and 50 feet for 

commercial.  

3. Number. No more than two (2) flags per lot in residential districts, no more than three (3) 

flags per lot in all other districts.  

4. Size. Maximum flag size is 24 sq. ft. in residential districts, 35 sq. ft. in all other districts.  

Temporary Sign Standards 

1. Placement of signs 

a. Signs are allowed on private property only. Signs shall not be placed in the public 

rights-of-way. 

b. Signs may be placed only in locations where permanent signs are allowed 

c. Signs shall not be attached to permanent signs or temporary structures 

2. Temporary Signs shall not be illuminated 

3. Signs shall be constructed of durable, rigid material suitable to their location and purpose. 

Only interior window signs may be made of non-rigid (e.g. paper) material 

4. The date the sign was erected shall be put on the sign.  

5. Temporary signs and their components shall be promptly removed at the date of 

expiration.  

 

 

 

 

 

 

 

 



 

 

 

 

Definitions 

Abandoned Sign: A sign which has not identified or advertised a current business, service, 

owner, product, or activity for a period of at least 180 days.  

Address Sign: A sign that designates the street number and/or street name for identification 

purposes. 

Animated Sign: A sign depicting action, motion, or light or color changes through electrical or 

mechanical means. Prohibited. 

Awning: A cloth, plastic, or other nonstructural covering that projects from a wall for the 

purpose of shielding a doorway or window. An awning is either permanently attached to a 

building or can raised or retracted to a position against the building when not in use.  

Awning Sign: Any sign painted on, or applied to, an awning.  

Banner: A temporary sign made of fabric, plastic, or other light, pliable, weather-resistant 

materials not enclosed in a rigid frame.  

Building Façade: The exterior elevation of a building structure excluding any porches, 

overhangs, covered walkways, drive thru covers or similar appendages.  

Cabinet Sign: A sign that contains all the text and/or logo symbols within a single enclosed 

cabinet and may or may not be illuminated. Prohibited.  

Canopy: A structure other than an awning made of fabric, metal, or other material that is 

supported by columns or posts affixed to the ground and may also be connected to a building.  

Canopy Sign: Any sign that is part of or attached to a canopy.  

Changeable Copy Sign: A sign or portion thereof on which the copy or symbols change either 

automatically through electrical or electronic means, or manually through placement of letters or 

symbols on a panel mounted in or on a track system.  

Channel Letters: Three-dimensional, individually cut letters or figures, illuminated or 

unilluminated, affixed to a structure.  

Commercial Center: Means a commercial development under unified control consisting of four 

or more separate commercial establishments sharing a common building, or which are in 

separate buildings that share a common entranceway or parking area.  

Contractor or Construction Sign: A temporary sign that states the name of the developer and 

contractor(s) working on the site and any related engineering, architectural, or financial firms 

involved with the project.  



 

 

Directional Sign: An on-site sign that is designed to direct pedestrian and vehicular traffic into 

and out of, or within a site.  

Directory Sign: A wall sign listing the tenants of a multiple tenant structure or center.  

Drive-thru Menu Board: A freestanding sign that lists the products and prices of products for 

items available at drive-thru facilities, often containing a two way communication device used by 

customers to place an order.  

Embellishment: Anything that enhances the appearance of a freestanding sign without having a 

functional purpose. For the purpose of this ordinance, embellishment may not include any 

symbol, representation, logo, insignia, illustration, or other form of advertising message for any 

business on site. It may contain the name and/or symbol, representation, logo, or insignia of a 

master planned shopping center, office park, commerce park, or other master planned multi-

tenant development.  

Event Sign: Any temporary sign for a temporary event, including, signs for a carnival or fair, for 

an athletic event or competition, for a vehicle show, or for an election campaign, but not 

including those signs which are otherwise differentiated in this Chapter.  

External Illumination: The lighting of an object from alight source located a distance from the 

object.  

Flag: Any fabric or other flexible material designed to be flown from a flagpole or similar 

device.  

Flashing Sign: A sign that contains an intermittent or sequential flashing light source. Prohibited 

Freestanding Sign: A sign supported entirely by a base structure that is permanently affixed to 

the ground and is not mounted on a pole or supported by or attached to a building.  

Future Development Sign: A temporary sign which provides information about the future 

development of a property and may include a depiction of an approved site plan, approved 

building elevations, as well as contact information for parties involved in the project.  

Future Tenant Sign: A temporary sign that identifies the names of future businesses that will 

occupy a site or structure.  

Gas Station Canopy Sign: Any sign that is part of, or attached to, the vertical sides of the gas 

station canopy roof structure. For the purposes of this ordinance, gas station canopy signs shall 

be considered wall signs.  

Grand Opening Sign: A temporary sign used to indicate the opening of a new business or 

residential community.  

Government/Regulatory Sign: Any sign for the control of traffic or for identification purposes, 

street signs, warning signs, railroad crossing signs, and sign of public service companies 

indicating danger or construction, which are erected by or at the order of a public officer.  

Illegal Sign: Any sign which does not meet at least one of the following conditions: 



 

 

1) A sign erected without first obtaining a permit and complying with all 

regulations in effect at the time of its construction or use; 

2) An abandoned sign that has not been removed with the time period 

specified by this chapter; 

3) A sign that was legally erected, but which later became nonconforming 

and then was damaged to the extent of 50 percent or more of its 

replacement value; 

4) A sign that is a danger to the public or is unsafe; or 

5) A sign that pertains to a specific event that has not been removed within 

the specified time after the occurrence of the event.  

Inflatable Sign: A sign that is blown up with air or gas. Prohibited 

Incidental Sign: A sign displays general site information, instructions, directives, or restrictions 

that are primarily oriented to pedestrians and motor vehicle operators who have entered a 

property from a public street. These signs shall not contain any commercial advertising.  

Incidental Window Sign: Signs display in the window displaying information such as the 

business’ hours of operation, credit institutions accepted, commercial and civic affiliations, and 

similar information. These signs shall be informational only and shall not contain a commercial 

message.  

Internally Illuminated Sign: A sign whose light source is located in the interior of the sign so 

that the sign content is visible at night by means of light being transmitted through a translucent 

material, but for which the source of illumination is not visible.  

Maintenance: The replacing or repairing of a part or portion of a sign made unusable by 

ordinary wear and tear or by damage beyond the control of the sign’s owner.  

Master Planned Development: A self-contained development under unified ownership, often 

with a mixture of land uses, planned and developed as a whole in a single phase or programmed 

in a determined series of phases, and in which subdivisions and zoning controls are applied to the 

project as a whole rather than to individual lots.  

Monument Sign: A freestanding sign where the entire supporting base of the sign is affixed to 

the ground and is not attached to or supported by a building.  

Multi-Tenant Sign: A freestanding sign used to advertise businesses that share either the same 

parcel or structure and use common access and parking facilities. OR a freestanding sign that 

serves as a common collective identification for two (2) or more uses on the same site.  

Multi-Tenant Non-Residential Development: A development site whereupon a number of 

separate commercial and/or employment activities are located and in which there are appurtenant 

shared facilities, such as parking and pedestrian walkways. Distinguishing characteristics of a 

multi-tenant non-residential development may, but need not, include common ownership of the 

real property upon which the development is located, common wall construction, and multiple-



 

 

occupant commercial use of a single structure. To include shopping centers, office parks, and 

commerce parks.  

Neon Sign: A sign illuminated by a neon tube, or other visible light-emanating gas tube, that is 

bent to form letters, symbols, or other graphics.  

Noncommercial Sign: A sign designed to express a political, religious, or other ideological 

sentiment that does not advertise a product or service and is also not an event sign.  

Nonconforming Sign: An advertising structure or sign which was lawfully erected and 

maintained in compliance with the requirements in effect at the time, and which has 

subsequently come under new amended requirements and does not now completely comply.  

Off-Premises Sign: A sign whose message directs attention to a specific business, product, 

service, event or activity not located on the premises upon which the sign is located. Prohibited 

Open House Sign: A temporary sign used to advertise the sale of a house. 

Pennant: A triangular or irregular piece of fabric or other material, commonly attached in 

strings or strands, or supported on small poles intended to flap in the wind. Prohibited 

Permanent Sign: A sign that is intended to be and is so constructed as to be lasting and enduring 

condition, remaining unchanged in character, condition (beyond normal wear) and position.  

Pole Sign: A freestanding sign where the width of the top of the sign structure is over on 

hundred twenty (120) percent wider than the width of the base.  

Portable Sign: A sign designed to be transported or moved and not permanently attached to the 

ground, a building or other structure.  

Primary Building Elevation: The side of a commercial, office, or industrial building or tenant 

suite that contains the main entrance. In instances where there is no singular main entrance, the 

primary elevation shall be the building’s most significant side as determined by the Planner.  

Projecting Sign: A sign, other than a wall sign, that is suspended from or supported by a 

structure attached to a building and projecting outward from the building.  

Raceways: for electrical signs, the enclosure that holds sign elements, which may also be the 

structural element that is mounted on a wall or other support element.  

Real Estate Sign: A temporary sign indicating the availability for sale, rent, or lease of a 

specific parcel, building, or portion of a building, along with contact information for the 

associated property owner or real estate broker.  

Roof Sign: A building-mounted sign erected upon, against, or over the roof of a building. 

Prohibited 

Sign: Any device, structure, fixture, painting, emblem, or visual that uses words, graphics, 

colors, illumination, symbol, numbers or letters for the purpose of communicating a message. 

Sign includes the sign faces as well as any sign supporting structure.  



 

 

Sign Area: The total dimensions of a sign surface used to display information, messages, 

advertising, logos, or symbols.  

Sign Height: Sign height shall be measured as the distance from the highest portion of the sign 

to the mean finished grade of the street closest to the sign. See Figures XX 

Sign Structure: Poles, posts, walls, frames, brackets, or other supports holding a sign in place.  

Street Frontage: The side or sides of a lot abutting on a public street or right-of-way.  

Temporary Sign: A sign intended and designed to be displayed for a limited period of time. 

Vehicle Sign: A sign that is attached to or painted on a vehicle that is parked on or adjacent to 

any property, the principal purpose of which is to attract attention to a product sold or business 

located on the property.  

Wall Sign: A sign that is attached to or painted on the exterior wall of a structure with the 

display surface of the sign approximately parallel to the building wall.  

Window Sign: A sign that is applied, painted, or affixed to the interior or exterior of a window, 

or any sign located inside a building within three (3) feet of the interior side of the window and 

displayed so as to attract the attention of persons outside the building.  

 

 

 



 

 

Sign Types Max. 
Area/Size 

Max. Height Setback/Location Max. 
Number 

Special 
Provisions 

OS, A-1, and 
residential 
districts 

     

Monument 25 SF 5 Feet 30’ clear zone 
shall be 
maintained per 
any street 
corner, curb cut 
out or driveway, 
measured from 
the nearest edge 
of the driving 
surface 

1 per 
pedestrian or 
vehicular 
entrance 

Places of 
worship and 
private school 
located within 
residential 
districts shall 
be permitted 1 
sign that meets 
these 
requirements 

Wall 6 SF Shall not 
extend above 
the lowest 
portion of a 
flat roof, the 
top of a 
parapet wall, 
or above the 
eaves 
line/fascia of 
any roof type 

 1 per 
pedestrian or 
vehicular 
entrance 

 

Temporary 4 SF 3 Feet Shall be located 
on private 
property and 
shall not 
encroach into the 
public right of 
way.  

2 per lot Displayed on 
private 
property for a 
maximum of 
45 days in a 
calendar year, 
maximum of 
14 consecutive 
days at 1 time, 
and no more 
than 4 times in 
a calendar 
year. 

BP, FOI, M, I, 
RC, RMU, 
FMU 

     

Monument 
(single 
tenant) 

40 SF 6 Feet 5 feet from 
property line and 
out of any site 
visibility lines 

1 sign for 
single users. 
2 signs for 
properties 
with frontage 

May extend no 
more than 20% 
over the 
allowed height 
for the purpose 



 

 

on 2 arterial 
streets.  

of architectural 
embellishment. 
No commercial 
content may 
extend into 
embellishment.  

Monument 
(Multi-
tenant) 

80 SF 10 Feet 5 feet from 
property line and 
out of any site 
visibility line 

1 per each 
street 
frontage. 
Properties 
with 800 FT 
or more 
frontage shall 
be permitted 
1 sign per 
every 400 
feet of 
frontage.  

For larger 
multi-tenant 
signs a CUP is 
required.  

Wall 1 SF per 
every 3 linear 
feet of street 
frontage not 
to exceed 60 
SF 

Minimum 8’ 
above finished 
grad 
Shall not 
extend above 
the lowest 
portion of a 
parapet wall, 
or above 
line/fascia of 
any roof type.  

Located within 
the middle 80% 
of the building 
frontage, 
measured from 
lease line to lease 
line.  

1 per street 
frontage, 
maximum 2.  

Shall not 
project more 
than 15 inches 
from the wall. 
If sign projects 
less than 3 
inches from 
wall, the 8’ 
foot height 
requirement 
need not be 
met but may 
not be lower 
than the 
lowest point of 
any window.  

Awning 50% of the 
awning 

8’ minimum 
clearance to 
grade 
required for 
the lowest 
portion of the 
awning.  

Street fronting 
face of the 
awning 

  

Projecting No maximum 
area for sign 
type 

Maximum 8’ 
sign length, 
minimum 8’ 
clearance to 
grade 
required for 
the lowest 

 1 per 
storefront 
entrance 

Shall not 
project further 
than 3’ from 
the building 



 

 

portion of the 
projecting 
sign. The top 
of the sign 
shall be 
located below 
the windows 
on the 
second-floor 
building 

Window Shall not 
occupy more 
than 25% of 
the total area 
of a single 
window 
surface 

   Any sign 
located inside 
of a building 
within 3’ of an 
exterior 
window shall 
be counted as 
a window sign. 
All video 
displays visible 
from an 
exterior 
window are 
prohibited.  

Temporary 30 SF 
Window: 
25% 

Freestanding: 
8ft.  
 
Shall not 
extend above 
the second 
story of the 
building the 
sign is 
displayed on. 
Shall maintain 
at least 8’ 
from grade to 
bottom of 
sign. 

Shall be located 
on private 
property and not 
encroach into the 
public right of 
way. 

2 Per lot Displayed on 
private 
property for a 
maximum of 
45 days in a 
calendar year, 
maximum of 
14 consecutive 
days at 1 time, 
and no more 
than 4 times in 
a calendar 
year. 

 


